
 

TOWN OF BOXBOROUGH 

NOTICE OF PUBLIC MEETING 

 

 

 

 
BOARD/COMMITTEE:  Planning Board                                                        
MEETING DATE:           August 3, 2020  

TIME:             7:00 PM 

PLACE:                              Remote Meeting through Zoom  

                                                 
AGENDA 

 

Public Comment (3 mins per commenter) 

 

700, 750, & 800 Massachusetts Avenue 

- Review of July 24 submittals 

 

Administrative Business 

Finalize Future Meeting Schedule  

Welcome Recording Secretary Kristan Patenaude  

Meeting Minutes  

Correspondence and New Business (if any)  

Town Center/Enclave Project  

Zoning Bylaw Audit  

Planning Board Training  

Solar Bylaw  

Planning Board Rules and Regulations 

Municipal Vulnerability Preparedness Project Grant  

 

Committee Reports: Community Preservation Committee (Lazarow)  

                                  Design Review Board (Verner) 

                                  Economic Development Committee (White)  

                                  MAGIC Representative (Markowitz) 

                                  Water Resources (Barbadoro) 

                                  LELWD Small Cell Committee (Markowitz) 

            Building Committee - TBD 

 

Planning Board Goals:  

Funding – TAP Grants and other Grant Opportunities 

Master Plan Action Items Status - Aspirations 4,5,6, and 7 

• November 9, 2020 Joint Meeting with Select Board    

 

A quorum of the Economic Development Committee may be present. 

A quorum of the Zoning Board of Appeals may be present 

A quorum of the Select Board may be present. 

 
Planning Board Meetings: 

August 31 

Future Meeting Dates: 
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Join Zoom Meeting 

https://us02web.zoom.us/j/83291836938 

 

Meeting ID: 832 9183 6938 

One tap mobile 

+13017158592,,83291836938# US (Germantown) 

+13126266799,,83291836938# US (Chicago) 

 

Dial by your location 

        +1 301 715 8592 US (Germantown) 

        +1 312 626 6799 US (Chicago) 

        +1 929 205 6099 US (New York) 

        +1 253 215 8782 US (Tacoma) 

        +1 346 248 7799 US (Houston) 

        +1 669 900 6833 US (San Jose) 

Meeting ID: 832 9183 6938 

Find your local number: https://us02web.zoom.us/u/kcj7yLhCGH 

 

 



TOWN OF BOXBOROUGH 

PLANNING BOARD 
29 Middle Road, Boxborough, Massachusetts 01719 

Phone (978) 264-1723 • Fax (978) 264-3127 

www.boxborough-ma.gov 
 

Cindy Markowitz, Chair     Mark White, Clerk      Mark Barbadoro     Robin Lazarow      Rebecca Verner  
 

 

Approved on        , 2020 

Meeting Minutes 

July 16, 2020 

7:50 PM 

Remote Meeting 

 
VIA ZOOM – JOINT MEETING WITH ECONOMIC DEVELOPMENT COMMITTEE (EDC) 

 

Planning Board Members Present: Cindy Markowitz, Mark Barbadoro, Rebecca Verner, Robin 

Lazarow, Mark White 

 

Also Present: Simon Corson (Town Planner)  

 

Also Present from EDC:  Rich Guzzardi, Joseph Ferguson, Kristin Hilberg, Nate McKinley, Mark 

White, Becky Neville, John Markiewicz (Select Board representative to the EDC) 

 

Absent from EDC:  Dawn Willis, John Neyland, Susan Bak 

 

Several members of the public were also present as were representatives of the Select Board and other 

committees.  

 

Ms. Markowitz called the meeting to order at 7:50 PM at which time the joint agenda discussion with 

the EDC began.  

 

Mr. Guzzardi Opening Remarks 

Mr. Guzzardi welcomed the Planning Board.  He expressed that what EDC is looking to do spans 

across boards. EDC is looking to keep the dialogue open and part of their outreach is to meet with the 

Planning Board. 

 

Annual Town Meeting Debrief 

The EDC and Planning Boards discussed the recent Annual Town Meeting (ATM) and Mr. Guzzardi 

congratulated the Planning Board on the zoning changes approved at ATM. There was discussion 

about the several amendments presented by members of the public at ATM to the proposed zoning by-

law definition of Specialty Foods. The proposed amendments related to modifying the Specialty Foods 

definition to allow drive-through windows and curbside pickup.  Those amendments were defeated but 

the sentiment was noted and discussed. Ms. Neville confirmed that the amendments were proposed as 

a result of the current COVID pandemic. Ms. Neyland mentioned that town counsel is looking into 

curbside pickup rules and regulations and will issue clarifying guidance to the Select Board so that 

there is a better understanding as to what is currently permissible.   
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Phase 1 Boxborough Economic Development Study from UMASS 

 

The Boards discussed the technical report contents, conclusions and the four potential development 

scenarios included in the report, namely (1) current state; (2) agricultural-rural; (3) village style; and 

(4) comprehensive development. 

 

Mr. Barbadoro mentioned that there were some inaccuracies in the UMASS report.  Mr. Guzzardi said 

he would reach out to UMASS to request that they update the report and correct any inaccuracies, 

which they would more likely do in Phase II of the Study.  Mr. Barbadoro also commented that with 

regard to the four scenarios presented in the report, it might be best to be able to pick and choose 

among the various scenarios—take the best of each as a for instance.  He pointed out that per the 2030 

Master Plan, town residents prefer character of the town over development by a margin of 2:1.   He 

also noted that the Planning Board is charged with weighing the interest of the town with economic 

development in any new proposed by-law.  Mr. White commented that the intent was never to have 

four segregated development scenarios -- it was the intent that Boxborough would pick and choose.  

Mr. Markiewicz commented that people in town want to preserve the character of the town and would 

pay extra taxes for that, the UMASS study fits the 2030 Master Plan, the area near the hotel would be a 

good place to offer services to the public who live in town and who travel through town, additional 

public input is needed on the four scenarios outlined by UMASS and any zoning changes will need 

public support. 

 

Next Steps Regarding UMASS Study 

 

Mr. Guzzardi discussed with the EDC and Planning Board that the next step in the UMASS study 

would be to educate the public through an improved website, opening voice overs to describe the four 

scenarios and social media.  The second step is to proceed with the charrettes (public feedback 

sessions).  However, UMASS is going virtual in the Fall and face to face meetings with the public will 

not likely be possible in the Fall. However, the EDC does want to keep the momentum and not lose 

focus. To that end, UMASS and the EDC will be discussing how to get the public’s input via live 

feedback sessions.  Mr. Guzzardi asked Simon to reach out to UMASS to discuss in detail.  Ms. 

Lazarow raised the issue of the impact of COVID on the UMASS study, and whether they have/will 

take that into account. Mr. Guzzardi mentioned that the impact of COVID may come up in the Market 

Assessment portion of the Phase 2 study.  It was discussed and agreed that the Planning Board should 

be involved in the formulation of the questions for the online charettes, and in the process in general.  

EDC and Planning Board expressed a desire to work together to make the process successful. 

 

Comments from Public 

Ms. Neyland mentioned the library as a potential resource for hosting the charettes. She also 

mentioned that the Select Board is also looking at putting together a committee to look at equality and 

inclusiveness for housing. These are goals that will need to be considered. 

 

Ms. Nolde mentioned that the Sustainability Committee would like to be included in the process. Ms. 

Salzman agreed and commented that sustainability needs to be a focus of any future plans. 

 

Mr. Fortmiller suggested looking carefully at Phase 1 and then at how we will be living in the next six 

months to a year.  Some assumptions made pre-COVID may need further consideration.  We will need 

to think carefully about how the COVID pandemic will continue to impact Boxborough. 
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Beyond Phase II (Charettes) 

 

Ms. Markowitz asked Mr. Guzzardi whether there was a timeline in mind beyond the charettes for 

completing the UMASS study.  Mr. Guzzardi replied that the EDC is focused on the low hanging fruit 

i.e., small changes that can be done first toward the objectives, that the EDC could recommend for 

consideration at the next ATM.  He mentioned that the EDC is still working on a long-range economic 

development plan as part of the 2030 Master Plan. Zoning and infrastructure are items that will need to 

be addressed according to Mr. Guzzardi.  Ms. Markowitz stated that the Planning Board is focused on 

the Action Items associated with the Implementation Plan for the 2030 Master Plan. 

 

Other Business  

 

The Planning Board remained in session while the EDC conducted additional business.  They 

discussed the merits of creating a one-page “Doing business in Boxborough Guide” to help prospective 

businesses understand the permitting processes in town. 

Mr. Barbadoro made a motion to close the Planning Board meeting. Ms. Lazarow seconded.  All 

Planning Board members voted in favor.  Meeting was adjourned at 9:30 P.M. 

 

Minutes prepared by:  Robin Lazarow 

 

Meeting Documents 

Boxborough Economic Development Study – Phase 1 Technical Memo 

 

 

 

 

 

 

 

 

 







 

TOWN OF BOXBOROUGH 

DESIGN REVIEW BOARD  

 

 
BOARD/COMMITTEE:  Design Review Board 
MEETING DATE:   23 July 2020  
TIME:      7:00 PM 
PLACE:    Via Zoom Remote Meeting 
 
MEMORANDUM 
 
Date of Issuance:   27 July 2020 
To:      Mr. Shawn Knuckolls, Toll Bros., Inc.  
Project:  700, 750 & 800 Massachusetts Avenue - The Enclave at 

Boxborough 
Subject:  Design Review Board Application dated 9 July 2020 – 

Supplemental Documentation for the Community 
Clubhouse Building 

  

 
 
Mr. Knuckolls, 
 
This memorandum serves as a summary of the July 23rd 2020 Design Review Board 
meeting request for additional information from Toll Bros., Inc. following the Board’s review 
of the provided supplemental documentation for the Enclave at Boxborough Community 
Clubhouse Building.  
 
The Design Review Board has requested the following items from the Applicant: 
 
1. Front Elevation - (See document titled “Clubhouse_PLAN 070820” prepared by Toll 

Bros., sheet 2 of 7 “Front Elevation” dated 07.08.2020)  
 
The Board has requested updated architecturals eliminating the varying roof angles 
above the upper dormer windows in the middle roof composition. The Board has 
requested a simple, consistent roof edge. 

 
2. Front + Rear Elevation – (See document titled “Clubhouse_PLAN 070820” prepared 

by Toll Bros., sheet 2 and 3 of 7 “Front Elevation” and “Rear Elevation” dated 
07.08.2020)  
 
The Board has requested updated architecturals reducing the overall height of the 
center roof line by +/- 2’. Roof angles should be more closely in harmony with each 
other on the Clubhouse.  
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3. Lighting – (See document titled “3961-CH-LAND-PlanSet” prepared by ESE 
Consultants, sheet 3 of 5 “Clubhouse Lighting” dated 06.17.2020)  
 
The Board has requested that the Applicant provide lighting specifications reflecting 
“Dark Sky” compliance.  
 

4. Lighting – (See document titled “3961-CH-LAND-PlanSet” prepared by ESE 
Consultants, sheet 3 of 5 “Clubhouse Lighting” dated 06.17.2020)  
 
The Board has requested that the Applicant correct the mislabeled uplights and path 
lights as they both shared the same graphic symbol in plan. 
 

5. Lighting – (See document titled “3961-CH-LAND-PlanSet” prepared by ESE 
Consultants, sheet 3 of 5 “Clubhouse Lighting” dated 06.17.2020)  
 
The Board has requested that the Applicant reflect architectural lighting for the 
outdoor pavilion on the pool terrace in plan.  
 

6. Handicap Accessibility – (See document titled “3961-CH-LAND-PlanSet” prepared by 
ESE Consultants, sheet 2 of 5 “Clubhouse Layout and Materials” dated 06.17.2020)  
 
The Board has requested that the Applicant reflect an ADA compliant handicap ramp 
accessible to the side walk leading to the Clubhouse, Mailboxes and other 
Community Amenities from the handicap parking spot in the Clubhouse parking area. 
 

The Design Review Board looks forward to receiving the above-mentioned documentation 
in order that they might make a full recommendation to the Planning Board. 
 
 
Best regards, 
 
Rebecca Verner 
Design Review Board Chair  

 
 

  



 

 

July 28, 2020 
 
To: Town of Boxborough – Design Review Board (DRB) 
Project: 700, 750, & 800 Massachusetts Avenue – The Encave at Boxborough 
Subject: Response to DRB Memo dated July 27, 2020 regarding application dated July 9, 2020 
for Community Clubhouse Building 
 
Dear Members of the Board, 
 
In response to your memorandum issued July 27, 2020, below are itemized responses to each 
request made by the DRB. The changes noted below and associated plans were submitted to the 
Planning Board on 7/23/20 along with a fully updated Civil Plan Set (revised 7/22/20) from 
Ducharme & Dillis. Corresponding with these notes we are submitting the following documents: 

1. Clubhouse Architectural plans and renderings updated 7/24/20  
2. Clubhouse Landscape Plans (sheets L09.01 – L09.05) as prepared by ESE Consultants 

updated 7/24/20.  This plan set has been submitted to the Planning Board. 
3. Handicap Parking Space Detail from the current Civil Plan Set as prepared by Ducharme 

& Dillis.  Full plan set updated 7/22/20 has been submitted to the Planning Board. 

Memo Response 
1. Front Elevation – eliminate varying roof angles over middle windows 

a. These have been eliminated from Clubhouse Plans 
2. Front & Rear Elevation – reduce height of the center roof line 

a. The center roof pitch has been reduced lowering this roof by 1’-6” 
3. Lighting – provide lighting specifications reflecting “dark sky” compliance 

a. Landscape lighting sheet L09.03 has been updated to confirm “dark sky” 
compliance.  All proposed uplighting has been eliminated. 

4. Lighting – correct mislabeled uplights and path lights 
a. Landscape lighting sheet L09.03 has been updated to correct labels 

5. Lighting – reflect architectural lighting for the outdoor pavilion 
a. Landscape lighting sheet L09.03 has added notes reflecting the inclusion of 

recessed lighting in both the Pavilion and Covered Porch 
6. Handicap Accessibility – reflect an ADA compliant handicap ramp accessible to the side 

walk from the handicap spot in parking area 
a. An updated Plan Set has been prepared by Ducharme & Dillis showing the details 

of this area and required accessibility.  Detail Attached from plan sheet C8.5 

Sincerely, 
 
Shawn Nuckolls 
Toll Brothers 
Sr. Vice President 



 

 



   

  
 

 

WWW.DUCHARMEANDDILLIS.COM 
1092 MAIN ST • PO BOX 428 • BOLTON, MA 01740 

PH. 978.779.6091 

F. 978.779.0260 

July 24th, 2020 

6092 

 

Town of Boxborough Planning Board 

29 Middle Road 

Boxborough, MA 01719 

 

RE: Enclave at Boxborough 

 Boxborough, MA 01719 

 

Dear Members of the Planning Board: 

 

On behalf of the applicant, Toll Brothers, Ducharme and Dillis Civil Design Group, Inc. has 

prepared this letter to submit revised plans relative to the above referenced project. This plan set 

incorporates all updates as requested by the Planning Board through the minor modification 

approved on May 18th, 2020.  The plans also include a modification to the layout and 

landscaping plans for the clubhouse area which has resulted in a reduction of approximately 

3,400 SF of impervious area.  The applicant is requesting a minor modification be approved for 

these additional plan revisions.  The details for the public sidewalk along Stow Road have been 

included in the plan set and a separate application for a Scenic Road Permit will be submitted to 

review the details of the sidewalk. 

  The following is a summary of the materials submitted: 

 

• Revised Site Plans (C1.0 through C8.11) dated July 22nd, 2020 

• Revised Landscape Plans (SD09.01 through SD09.08) dated July 24th, 2020 from ESE Consultants, 

Inc. 

• Clubhouse Landscape Plans (L09.01 through L09.05) dated July 24th, 2020 from ESE Consultants, 

Inc. 

 

We have revised the attached site plans which include the following revisions per the comments 

received from the Town of Boxborough & Places Associates, Inc. 

 

• Updated the proposed clubhouse structure & pool area layout. 

• Incorporated Sheets C8.9, C8.10 & C8.11 into the Site Plan set. 

o These sheets are pertinent to the Sheriff’s / Tisbury Meadow entrance 

improvements & Stow Road Sidewalk construction. 
 

In response to comments previously received by the board, 

 

1. The Planning Board has requested more information on the unit walkways. 

a. All unit walkways will be of impervious materials and these have been calculated in the 

drainage calculations as impervious 

 

2. The Planning Board has requested the types of streetlights being used are noted on the plan  

a. The Streetlight specifications are noted on Landscape Plan sheet SD09.07  
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3. The Planning Board requests a note be added to the site plan stating “all proposed lighting is 

Dark Sky Compliant” in accordance with condition 11 of the Site Plan Approval 

a. A note (3.5) has been added to plan sheet C1.1 and on Landscape Plan sheet SD09.07. 

 

4. The Planning Board requests the sight line triangle be added to the Site Plans or Landscape 

Plans 

a. The site line distance has been previously included on Landscape Plan sheet 

SD09.06.  The site line triangle has been added to plan sheet C8.11. 

 

5. The Planning Board asked about landscaping changes made to add Green Giant arborvitae into 

the plant mix for the buffers at 539 and 571 Burroughs Road and why these changes were not 

applied to the buffer area between Sherriff’s Meadow and Tisbury Meadow. 

a. The buffer areas at Sherriff’s Meadow and Tisbury Meadow were updated based on 

direction provided by the Design Review Board.  This area has some existing buffer and 

is not as bare as the area noted around 539 & 571 Burroughs Road.  The number of plants 

and species currently specified are more appropriate for this area than the Green Giants. 

 

 

We trust this meets your needs at this time. If you have any questions or require any additional 

information, please contact the undersigned  

 

Regards, 

DUCHARME & DILLIS  
Civil Design Group, Inc.     

 

               
Ryan Vickers, E.I.T.   Gregory S. Roy, P.E. 

Civil Engineer                                 Principal         
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